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INTRODUCTION 

Every good redevelopment plan starts with a vision, one 

that is shared by all stakeholders. Visions are about 

possibilities, ideals, and standards of excellence; as much 

as they are about people, bricks, and mortar. Plans 

themselves, however, are only as good as the visions that 

inspire them and the actions that implement them. 

Daniel Burnham, a well-known planner of the late 19th 

and early 20th century once wrote: "Make no little plans, for they have not the ǇƻǿŜǊ ǘƻ ǎǘƛǊ ƳŜƴΩǎ 

minds." The plans that will be developed within the community redevelopment area must 

encompass the ideals of the community and be limited only by the visions of the people who 

create them.  

Planners, in America, have been interested in the neighborhood as a catalyst for redevelopment 

for over 100 years. Its roots are in the final decades of the 19th Century, as America tried to 

understand and shape the modern city. It was during this time that the neighborhood was 

considered to have an almost symbiotic relationship with other neighborhoods and the city itself. 

It has become clear over the last century that planning is just one step in the overall organizing 

process. Used as a tool, planning can help blaze a path to revitalization. If; however, creating the 

plan becomes the ultimate goal of organizing, neighborhoods will quickly find themselves at a 

dead end - they will have a plan and no constituency or clout.  

The neighborhood level of redevelopment is as critical as any citywide large scale project which 

seeks to improve the quality of life for its residents. There is a hierarchy that is casually observed, 

but must be accommodated both socially and physically.  

There is the personal neighborhood demarcated by the people that live nearby; there is also a 

larger functional neighborhood, perhaps centering on a school or shopping area; and finally, there 

is the loose identity with the community as a whole (the city). The linkages of people go beyond 

the neighborhood, and in the case of redevelopment, these linkages play vital roles. 

The City of Avon Park takes great pride in its people and its community. The resulting 

redevelopment plan for Main Street; however, was missing one thing that all redevelopment plans 

should include ς a feeling or sense of place. The document, although unintended, reads like a 

comprehensive plan. This is not a bad thing if the intent is to identify goals and the projects that 

will implement the goals. However, unlike a comprehensive plan that serves broader categories 

of activities which many people may not have the opportunity to appreciate because of their 
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subtle effects; i.e., land use; redevelopment plans can have an immediate impact. Therefore, the 

document should stir excitement and hope, not only for the physical improvements shown on a 

ƳŀǇΣ ōǳǘ ŀƭǎƻ ŦƻǊ ǘƘƻǎŜ ǘƘƛƴƎǎ ǘƘŀǘ άǎǘƛǊ ƳŜƴΩǎ ƳƛƴŘǎέΤ ǘƘƛƴƎǎ such as beautiful streets, parks, and 

homes; as well as well as opportunities for jobs and inclusive amenities. 

Redevelopment, for many communities, is the catalyst for private sector investment. Avon Park is 

fortunate to have had private development throughout the city. Unfortunately, most of that has 

been outside the redevelopment area, until recently.  Much of the choice to develop comes down 

to land values and visibility. Certainly this has been a major factor in the location of new 

development in the city with transit-oriented commercial development along U.S. 27.  

Redevelopment also has a lot to do with the improvements the city itself makes to an area. If it 

looks like the community is not willing to spend funds to make improvements, then developers 

look elsewhere. The U.S. 27 corridor is a perfect example of this. Start at either the southern 

entrance or the northern entrance; these are the gateways into the city.  But what is striking is 

that the first impression is of a roadway to move cars through Avon Park. There is nothing there 

to distinguish Avon Park from any other place along this roadway and nothing that captures 

passers-by. 

HISTORY OF AVON PARK 

Avon Park is one of the oldest cities of Highlands County. 

The City of Avon Park was incorporated in 1926.  

The first permanent settler in Avon Park was Oliver 

Martin Crosby, a Connecticut native who moved to the 

area to study the wildlife of the Everglades. In 1885 he 

entered the frontier of a territory he named Lake Forest. Mr. Crosby and another investor had 

purchased 20,000 acres of land for $50,000.00 from a man named Hamilton Disston of 

Philadelphia, who had previously purchased 4,000,000 acres of territory from the state of Florida. 

Mr. Crosby's intentions were to survey off and sell property to interested parties and receive a 

return on his investment. He hired a man named William King, who was from England, to manage 

the development of the town while Mr. Crosby took care of the financial business of selling 

property. 

In 1885 Lake Forest was, as the name implies, a forest with many lakes. In order for Mr. Crosby to 

interest clients to purchase property he needed a place for prospective buyers to stay while being 

shown property. A hotel, built from the standing pine trees where it sat, began construction in 
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1887 and was finished in 1889. Built on the shore of Lake Verona and fittingly named Verona Hotel, 

it was regularly filled to capacity of its 32 rooms. George Sebring, in his exploits to develop the 

town of Sebring, frequently stayed at the Verona Hotel. 

By 1886, enough people had followed that the town of "Lake Forest" was incorporated. Mr. King's 

wife, Mary joined her husband in Lake Forest and convinced Crosby that the area was reminiscent 

of her home of Stratford-upon-Avon, and persuaded him to change the name of the settlement 

to Avon Park.  

The closest early transportation line was the railroad in Ft. Meade, which was the end of the line. 

Mr. Crosby would send wagons to Ft. Meade to fetch his prospective clients and they would be 

registered in the Verona Hotel once they arrived. The hotel was the social center of the town. 

Everything happened there. Church services were held there until the various denominations 

constructed their own churches. A bandstand was built on the grounds to entertain the hotel 

guests and residents. As the town was growing around the Main Street area, the bandstand was 

moved in 1912 to the Main Street Area and when the double drive mall was completed in 1922, 

the bandstand was moved to its present location. 

The Verona Hotel was heavily damaged by fire in 1926 and was demolished. Salvaged lumber was 

used in numerous construction sites around the town. There are more than likely structures in 

Avon Park still standing containing lumber from the Verona Hotel. Construction on the Jacaranda 

Hotel had recently been completed. Also, the Florida "boom" was in full progress and Avon Park 

developed into one of the nicest small towns in central Florida. (Avon Park Historical Society) 
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REQUIREMENTS FOR AMENDING A REDEVELOPMENT AREA 
BOUNDARY OR TIME FRAME FOR EXISTENCE 

The City has enjoyed some success in its downtown 

redevelopment as a result of implementing numerous 

strategies and capital improvements described in the 

1988 Redevelopment Plan. Major funding for 

redevelopment projects and activities during the nearly 

26 years since inception of the Main Street CRA was 

largely derived from increment revenue contributions. 

Avon Park, through this MSCRA Plan update, will be 

expanding the current boundaries and extending the life 

time of the MSCRA. 

After undertaking redevelopment activities in the Main Street CRA for nearly 26 years, the City 

believes that the work involved in redeveloping the Main Street area has just begun to reach a 

critical period where property assessments, tax increment collections, and developer interests 

show great promise for further redevelopment improvements. Therefore, the City Council has 

provided direction so that by updating the Downtown Redevelopment Plan future challenges and 

opportunities can be met. City staff and consultants analyzed existing conditions and 

accomplishments, supported by the community and members of the Main Street CRA Advisory 

Committee, and have prepared an updated 2015 Redevelopment Plan.  

The 2015 Redevelopment Plan contains a number of planned capital improvements that the City 

wants to address during the Years 2018 to 2038. These capital improvements include 

streetscape/connectivity improvements, recreation/park developments, parking enhancements 

and infrastructure improvements. The major funding mechanism for many of these capital 

improvements is the continuation of increment revenue financing. By extending the revenue 

increment contributions an additional 20 years to provide a sunset date of March 31, 2038, the 

City/ Community Redevelopment Agency could continue to implement projects and activities in 

the 2015 Redevelopment Area using a combination of public and private sources of capital and 

utilizing both long-term and short-term financing options.  

The MSCRA was created pursuant to Florida Statutes by Ordinance 822 in March 1988. The 

statutes include requirements should the CRA boundaries be expanded or contracted or the time 

frame for existence be extended. The following section of Florida Statutes prevails in these 

instances: 
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163.361 Modification of community redevelopment plans.τ 

(1)  If at any time after the approval of a community redevelopment plan by the 

governing body it becomes necessary or desirable to amend or modify such plan, the 

governing body may amend such plan upon the recommendation of the agency. The 

agency recommendation to amend or modify a redevelopment plan may include a change 

in the boundaries of the redevelopment area to add land to or exclude land from the 

redevelopment area, or may include the development and implementation of community 

policing innovations. 

(2) The governing body shall hold a public hearing on a proposed modification of any 

community redevelopment plan after public notice thereof by publication in a newspaper 

having a general circulation in the area of operation of the agency. 

(3)(a) In addition to the requirements of s. 163.346, and prior to the adoption of any 

modification to a community redevelopment plan that expands the boundaries of the 

community redevelopment area or extends the time certain set forth in the 

redevelopment plan as required by s. 163.362(10), the agency shall report such proposed 

modification to each taxing authority in writing or by an oral presentation, or both, 

regarding such proposed modification. 

(b) For any community redevelopment agency that was not created pursuant to a 

delegation of authority under s. 163.410 by a county that has adopted a home rule charter 

and that modifies its adopted community redevelopment plan in a manner that expands 

the boundaries of the redevelopment area after October 1, 2006, the following additional 

procedures are required prior to adoption by the governing body of a modified community 

redevelopment plan: 

1.  Within 30 days after receipt of any report of a proposed modification that expands 

the boundaries of the redevelopment area, the county may provide notice by registered 

mail to the governing body of the municipality and the community redevelopment agency 

that the county has competing policy goals and plans for the public funds the county would 

be required to deposit to the community redevelopment trust fund under the proposed 

modification to the community redevelopment plan. 

2.  If the notice required in subparagraph 1. is timely provided, the governing body of the 

county and the governing body of the municipality that created the community 

redevelopment agency shall schedule and hold a joint hearing co-chaired by the chair of 

the governing body of the county and the mayor of the municipality, with the agenda to 

http://www.leg.state.fl.us/Statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0100-0199/0163/Sections/0163.346.html
http://www.leg.state.fl.us/Statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0100-0199/0163/Sections/0163.362.html
http://www.leg.state.fl.us/Statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0100-0199/0163/Sections/0163.410.html
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be set by the chair of the governing body of the county, at which the competing policy 

goals for the public funds shall be discussed. For those community redevelopment 

agencies for which the board of commissioners of the community redevelopment agency 

are comprised as specified in s. 163.356(2), a designee of the community redevelopment 

agency shall participate in the joint meeting as a nonvoting member. Any such hearing 

shall be held within 90 days after receipt by the county of the recommended modification 

of the adopted community redevelopment plan. Prior to the joint public hearing, the 

county may propose an alternative modified community redevelopment plan that meets 

the requirements of s. 163.360 to address the conditions identified in the resolution 

making a finding of necessity required under s. 163.355. If such an alternative modified 

redevelopment plan is proposed by the county, such plan shall be delivered to the 

governing body of the municipality that created the community redevelopment agency 

and the executive director or other officer of the community redevelopment agency by 

registered mail at least 30 days prior to holding the joint meeting. 

3.  If the notice required in subparagraph 1. is timely provided, the municipality may not 

proceed with the adoption of a modified plan until 30 days after the joint hearing unless 

the governing body of the county has failed to schedule or a majority of the members of 

the governing body of the county have failed to attend the joint hearing within the 

required 90-day period. 

4.  Notwithstanding the time requirements established in subparagraphs 2. and 3., the 

county and the municipality may at any time voluntarily use the dispute resolution process 

established in chapter 164 to attempt to resolve any competing policy goals between the 

county and municipality related to the community redevelopment agency. Nothing in this 

subparagraph grants the county or the municipality the authority to require the other local 

government to participate in the dispute resolution process. 

(4)  A modification to a community redevelopment plan that includes a change in the 

boundaries of the redevelopment area to add land must be supported by a resolution as 

provided in s. 163.355. 

(5)  If a community redevelopment plan is modified by the county or municipality after 

the lease or sale of real property in the community redevelopment area, such modification 

may be conditioned upon such approval of the owner, lessee, or successor in interest as 

the county or municipality may deem advisable and, in any event, shall be subject to such 

rights at law or in equity as a lessee or purchaser, or his or her successor or successors in 

interest, may be entitled to assert. 

http://www.leg.state.fl.us/Statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0100-0199/0163/Sections/0163.356.html
http://www.leg.state.fl.us/Statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0100-0199/0163/Sections/0163.360.html
http://www.leg.state.fl.us/Statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0100-0199/0163/Sections/0163.355.html
http://www.leg.state.fl.us/Statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0100-0199/0163/Sections/0163.355.html
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According to Section 163.387(2) aΣ CƭƻǊƛŘŀ {ǘŀǘǳǘŜǎ όнлмнύ άΦΦΦLŦ ǘƘŜ ŎƻƳƳǳƴƛǘȅ ǊŜŘŜǾŜƭƻǇƳŜƴǘ 

plan is amended or modified pursuant to Section 163.361(1), each such taxing authority shall 

make the annual appropriation for a period not to exceed 30 years after the date the governing 

body amends the plan but no later than 60 years after the fiscal year in which the plan was initially 

ŀǇǇǊƻǾŜŘ ƻǊ ŀŘƻǇǘŜŘΦΦΦΦέ ¢ƘŜǊŜŦƻǊŜΣ ǘhe City may extend the CRA through 2038 and continue 

utilization of increment revenues above the base year established (1988) through 2038 by 

adopting a City ordinance. 

REQUIRED CONTENTS OF A COMMUNITY REDEVELOPMENT PLAN 

Though this Plan is an update to a previously approved redevelopment plan, it still must contain 

the requirements found in Chapter 163.362 of the Florida Statutes which lists the mandatory 

requirements of a Community Redevelopment Plan. The following section specifically addresses 

each of the requirements of Chapter 163.362. In order to satisfy the requirements of Florida 

Statutes Chapter 163.362 every Community Redevelopment Plan shall:  

1. Contain a legal description of the boundaries of the CRA and the reasons for 

establishing such boundaries in the plan. The MSCRA includes the area within the 

boundary shown in the base Map and Plan exhibits, and contains approximately 898 

acres (existing and expanded). The legal description is detailed in Appendix 1. 

The ORIGINAL boundaries established for the MSCRA are based upon Resolution 18-

87-88 passed by the Avon Park City Council, declaring a Finding of Necessity. In 2015, 

the City Council also adopted Resolution 14-15 declaring a Finding of Necessity for 

the Main Street Expansion Area. The Findings of Necessity established that present 

conditions within the identified redevelopment area constitute an economic and 

social liability. The Findings of Necessity is supported by substantial evidence 

satisfying the requirements of Florida Statute 163.335. 

2. Show a diagram and in general terms: 

a. The approximate amount of open space to be provided and the street layout. The 

Plan illustrates the Avon Park MSCRA street layout, public areas and open space.  

The approximate open space area is 12-15 acres, or 18-23%. 

b. Limitations on the type, size, height, number and proposed use of buildings.  

These limitations are found in the Land Development Regulations and Zoning 

Code of the City. 
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c. The approximate number of dwelling units.  

The approximate number of dwelling units in the MSCRA is approximately 1,800. 

d. Such property as is intended for use as public parks, recreation areas, streets, 

public utilities and public improvements of any nature.  

The project sheets and implementation tables and Capital Improvement Program 

describe the publicly funded capital projects proposed by this plan  

3. If the redevelopment area contains low or moderate income housing, contain a 

neighborhood impact element which describes in detail the impact of the 

redevelopment upon the residents of the redevelopment area and the surrounding 

areas in terms of relocation, traffic circulation, environmental quality, availability of 

community facilities, effect on school population, and other matters affecting the 

physical and social quality of the neighborhood.  

Little, if any, relocation of housing is anticipated. Any relocation necessitated will be 

evaluated by the Community Redevelopment Agency on a case-by-case basis, and 

shall be accommodated in conformance with industry standards. The CRA will assist 

any persons to be relocated in finding suitable replacement housing within the 

MSCRA, if available. In addition, the sub-section Neighborhood Impact Statement 

includes additional information relating to the required details. 

4. Identify specifically any publicly funded capital projects to be undertaken within the 

CRA.  

The project sheets and implementation table describe the publicly funded capital 

projects proposed by this plan.  

5. Contain adequate safeguards that the work of the redevelopment plan will be carried 

out pursuant to the plan.  

The Community Redevelopment Agency will carry out the work of the 

Redevelopment Plan. The redevelopment process has been established consistent 

with Chapter 163, Part III., Community Redevelopment of the Florida Statutes. It is 

the intent of the Avon Park City Council to comply with those requirements as 

established in Chapter 163, Part III, of the Florida Statutes, as amended.  
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6. Provide for the retention of controls and the establishment of any restrictions or 

covenants running with the land sold or leased for private use for such periods of time 

and under such conditions as the governing body deems necessary to effectuate the 

purposes of this plan.  

This provisions of the MSCRA Plan will be satisfied on an individual basis, as each 

project is carried through final documentation or design.  

7. Provide assurances that there will be replacement housing for the relocation of 

persons temporarily or permanently displaced from housing facilities within the CRA.  

The MSCRA Plan does not propose eliminating housing, necessitating relocation or 

replacement housing. Should this arise from private sector redevelopment, the 

situation will be evaluated on a case-by-case basis, and be processed in accordance 

with City, County and State guidelines.  

8. Provide an element of residential use in the redevelopment area if such use exists in 

the area prior to the adoption of the plan or if the plan is intended to remedy a 

shortage of housing affordable to residents of low or moderate income, including the 

elderly or if the plan is not intended to remedy such shortage, the reasons therefore.  

The MSCRA Plan proposes no increase in residential housing units, unless included in 

a mixed use setting along the Main Street corridor or infill units within the 

neighborhoods. Currently, the MSCRA has a full complement of affordable housing 

types adequate to meet the needs of the MSCRA.  

9. Contain a detailed statement of the projected costs of the redevelopment, including 

the amount to be expanded on publicly funded capital projects in the Community 

Redevelopment Area and any indebtedness of the Community Redevelopment 

Agency, the County or the Municipality proposed to be incurred for such 

redevelopment if such indebtedness is to be repaid with increment revenues.   

The proposed project and program tables outline a detailed list of projects and 

corresponding cost estimates and timeframes.  

10. Provide a time certain for completing all redevelopment financed by increment 

revenues. Such time certain shall occur no later than 30 years after the fiscal year in 

which the plan is approved, adopted, or amended pursuant to s. 163.361(1). 

The MSCRA anticipates completing all redevelopment activities no later than 20 

years after adoption of this amendment. 
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PUBLIC INPUT 

Public input during the development of the CRA Plan update was done through a series of 

workshops, open to the public, with members of the CRA Advisory Committee and the CRA Board. 

Attendance was slight, however, discussions by the participants was robust with many new ideas 

for programs and projects identified beyond what the Committee and CRA Board had previously 

approved. 

GENERAL DESCRIPTION OF THE MSCRA BOUNDARIES 

In general, the boundaries of the MSCRA were expanded towards the west, north and south to 

include a larger land area proximate to US Highway 27, north of Pleasant Street, and south to Bell 

Street. The area to the west includes commercial and industrial development that have stagnated 

or declined, are underutilized because of location or services and have elements of blight. 

Neighborhoods north of Main Street are in need of infrastructure improvements and many streets 

show typical homeowner maintenance issues. The area considered for expansion to the south 

shows underutilized property particularly several large areas within this predominantly residential 

area that currently contain agricultural uses which do not fit existing zoning or land use.  
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MAP 1. MAIN STREET REDEVELOPMENT AREA SHOWING EXPANDED BOUNDARY 

Source: LaRue Planning, 2014 
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MAP 2.  MAIN STREET REDEVELOPMENT AREA ς ORIGINAL (BLUE) AND EXPANDED (RED) 

Source: LaRue Planning, 2014 

 

¢ƘǊƻǳƎƘƻǳǘ ǘƘƛǎ ŘƻŎǳƳŜƴǘ ǘƘŜ ǘŜǊƳǎΣ άaŀƛƴ {ǘǊŜŜǘ /ƻƳƳǳƴƛǘȅ wŜŘŜǾŜƭƻǇƳŜƴǘ !ǊŜŀΣέ or 

άa{/w!έ are used to identify the total 898-acre area of the combined CRA and the expanded area. 

(Map 2).  
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BACKGROUND AND ANALYSIS OF EXISTING PLAN 

EXISTING MAIN STREET COMMUNITY 

REDEVELOPMENT PLAN 

The existing MSCRA was created in 1988 through 

statutorily defined actions by the City Council. The 

original area is shown in Map 3. The present MSCRA was 

ǎŜƭŜŎǘŜŘ ōŜŎŀǳǎŜ ƛǘ άΧconstitutes the majority of 

ŎƻƳƳŜǊŎƛŀƭ ƭŀƴŘ ǿƛǘƘƛƴ ǘƘŜ ōƻǳƴŘŀǊƛŜǎ ƻŦ ǘƘŜ /ƛǘȅΧέ ¢Ƙŀǘ 

position has now shifted to the US 27 corridor. That the commercial spine of the city has shifted 

to a major thoroughfare is no surprise since it can more easily accommodate a higher number of 

automobiles and therefore, now the preferred location for auto-dependent uses such as fast food 

restaurants and drive-through banking institutions. 

 
MAP 3.  EXISTING MAIN STREET REDEVELOPMENT AREA BOUNDARY 

Source: LaRue Planning, 2014 
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The current MSCRA redevelopment plan called for certain activities to relieve the conditions of 

slum and blight and are generally described below: 

HOUSING 

In order to improve the quality of residential life for the citizens of Avon Park, single family 

neighborhoods should be protected from excessive noise, traffic and crime. To accomplish this 

task, dwellings may be graduated from the central business district in the following manner: 

1. Multi-family housing bordering the central business corridor; 
2. Mixed residential with single family units and duplexes bordering the multi-family 

housing; and 
3. Single family housing buffered from normal business traffic. 

This pattern of housing, providing buffer zones for single family residential areas, can be 

accomplished through changes to zoning. The creation of R-3 zones bordering the commercial 

establishments on Main Street will limit traffic to this area. R-2 zones should be created 

immediately behind R-3 zones, followed by R-1.  

COMMERCIAL 

The revitalization of the central business district is necessary to maintain the economic viability of 

this area. The promotion of pedestrian traffic in this area will encourage continued patronage of 

the business establishments located in this area. 

PHASE I: 

Phase I revitalization shall focus on the core of the central business district located on Main Street 

between Verona Avenue and Forest Avenue. This phase shall consist of the following activities: 

1. Removal of overhead wiring on Main Street placing electrical lines underground; 

2. Replacement and widening of sidewalks on Main Street, making them accessible to 
physically handicapped persons and promoting outdoor cafes and activities; 

3. Replacement of street lights to be in conformance with the historic style of the 
buildings in the targeted area; 

4. Provision of benches, brick pavers, and planters; and 
5. Acquisition of lands for public parking lots to serve the business district.  

One proposed site for acquisition is the parcel of land at the northwest corner of Verona Avenue 

and Main Street which temporarily houses an auto dealership. The existing building will be 

demolished and the lot will then be paved with adequate drainage providing approximately 30 

parking spaces. Landscaping will be performed to ensure compatibility with the surrounding area. 
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The rear parking lot of the Jacaranda may be used under a lease arrangement allowing public 

parking in this area after clearance and repaving. 

PHASE II: 

Phase II is designed to complement the streetscape activities conducted in Phase I. The targeted 

area for Phase II begins at the corner of Pine Street and Lake Avenues, proceeds north to Main 

Street encompassing the south side of Main Street, and proceeds east to Verona Avenue. Similar 

activities will be conducted during this phase as outlined below. 

1. Removal of overhead electrical lines and placement underground; 

2. Replacement and widening of Sidewalks; 

3. Replacement of street lights to conform to those installed during Phase I ; 

4. Street paving on Lake Avenue; and 

5. Provision of benches, planters, and brick pavers. 

PHASE III: 

Commercial revitalization activities for Phase III continue streetscape activities as sidewalks and 

lighting will be installed on Main Street from Delaney to Verona and from Forest to Butler. In 

addition, the north side of Main Street will be addressed from Lake to Butler. Again, all overhead 

wiring will be removed and placed underground. 

PHASE IV: 

Sidewalks will be replaced from Central Avenue to Desoto Avenue along Main Street and street 

lights will be installed. Overhead wiring will be placed underground. This phase will complete the 

commercial revitalization process. 

In addition to the streetscape project, the City of Avon Park will operate a revolving loan fund for 

facade improvements on redevelopment area businesses composed of donations from local 

businesses and individuals. 

INDUSTRIAL 

The location of heavy industrial establishments within the Community Redevelopment Area 

detracts from the central business district which depends on pedestrian traffic for its subsistence. 

In addition, this industrial area extends into the City's residential areas producing excessive noise, 

dust and traffic. Attempts to minimize the negative impacts of this area have been made by the 
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City by placing commercial businesses between it and Main Street and by locating public buildings 

to the northeast of the industrial area. 

Ideally, these businesses could be relocated west of U.S.27 into the airport industrial area. This 

area, previously annexed by the City, currently houses several industrial establishments including 

a large boat manufacturer and contains ample vacant space to house the construction firms in 

question. The relocation of the construction industry to this area would have little impacts to the 

airport area but would greatly enhance conditions in the Community Redevelopment Area. 

One means of achieving this task is the issuance of Revenue Bonds for the acquisition of an 

alternate industrial site and relocation payments to affected businesses. Construction 

establishments would utilize these location payments for moving expenses to the airport 

industrial area providing opportunities for growth. The City of Avon Park would then sell or lease 

the land owned in the central business corridor to commercial firms wishing to do business in the 

area with proceeds applied toward the repayment of the bonds. 

¢ƘŜ ƴŜŜŘǎ ƻŦ ŜŀŎƘ ŎƻƳƳǳƴƛǘȅ Ƴǳǎǘ ōŜ ŀǎǎŜǎǎŜŘ ŦǊƻƳ ǘƛƳŜ ǘƻ ǘƛƳŜΦ !Ǿƻƴ tŀǊƪΩǎ /w! ƛǎ ƴƻǿ ƻǾŜǊ 

23 years old and has gone through minor changes within the last few years. However, the needs 

of the community surrounding the original MSCRA must now be considered for improvements, as 

well. The City of Avon Park is expanding the original boundaries of its MSCRA by approximately 

568 acres to a total of 898 acres. The MSCRA expansion will comprise 28 % percent of the entire 

land area within the City of Avon Park (See Chart 1). 
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Chart 1. CRA and Non-CRA Land Area (acres)  

SOURCE: LARUE PLANNING, 2014 
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ANALYSIS OF EXISTING PLAN  

Key Issues  

Some key issues were consistently identified at various community meetings and workshops. 

Below is a list of those items that were most often topics of discussion among the participants:  

¶ Historic buildings and heritage  

¶ Inconvenient hours for downtown businesses  

¶ Lack of a use or uses that draw people downtown  

¶ Lack of activities for families, young adults, and singles  

¶ Need for entertainment opportunities  

¶ Need for recreation and activity in the downtown area  

¶ Attract and retain young professionals  

¶ Proliferation of vacant or blighted structures (commercial and residential)  

¶ Great community pride  

However, there were a few things lacking in the plan itself.  The following are the statutory 

requirements and how the CRA plan addressed each: 

1. Contain a legal description of the boundaries of the CRA and the reasons for 

establishing such boundaries. If the redevelopment area contains low or moderate 

income housing, contain a neighborhood impact element which describes in detail the 

impact of the redevelopment upon the residents of the redevelopment area in the 

plan. 

The Plan was adopted by the Council, following approval of the Finding of Necessity. 

However, the Plan did not include a neighborhood impact element. In addition, 

enabling attachments such as required Resolution and Ordinance are not available. 

2. Show a diagram and in general terms: 

a. The approximate amount of open space to be provided and the street layout.  

This was not provided. However, the retention of small citrus groves and private 

citrus trees was recommended: 

ά9ǾŜǊȅ ŀǘǘŜƳǇǘ ǎƘƻǳƭŘ ōŜ ƳŀŘŜ ǘƻ ǇǊŜǎŜǊǾŜ ƻǇŜƴ ǎǇŀŎŜǎ ǿƛǘƘƛƴ ǘƘŜ /ƛǘȅΦ At the 

present time, small orange groves and single orange trees are predominant 

within the community redevelopment area. Encouragement of residents to 

maintain these trees will continue the unique identification of the City of Avon 

tŀǊƪ ŀǎ ŀ ŎƛǘǊǳǎ ŎƻƳƳǳƴƛǘȅ ŘŜǎǇƛǘŜ ŎƻƴǘƛƴǳŜŘ ƎǊƻǿǘƘΦέ 
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b. Limitations on the type, size, height, number and proposed use of buildings.  

There was a survey of the types of businesses within the Main Street 
redevelopment area. There were also suggestions on the types of uses and 
buildings within the redevelopment area. However, this was limited to 
suggestions of zoning changes: 

άThe creation of R-3 zones bordering the commercial establishments on Main 
Street will limit traffic to this area. R-2 zones should be created immediately 
behind R-3 zones, followed by R-1Φέ 

While not specific, the suggested zoning designations would provide details on 
the type, size, height, number and proposed use of buildings. 

c. The approximate number of dwelling units. 

This was not addressed. 

d. Such property as is intended for use as public parks, recreation areas, streets, 

public utilities and public improvements of any nature. 

This was not diagrammed. 

3. If the redevelopment area contains low or moderate income housing, contain a 

neighborhood impact element which describes in detail the impact of the 

redevelopment upon the residents of the redevelopment area. 

This was not provided. 

4. Identify specifically any publicly funded capital projects to be undertaken within the 

CRA.  

The Plan provided minimum descriptions of projects and costs for improvements.  

5. Contain adequate safeguards that the work of the redevelopment plan will be carried 

out pursuant to the plan. 

There was no statement of safeguards. 
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6. Provide for the retention of controls and the establishment of any restrictions or 

covenants running with the land sold or leased for private use for such periods of time 

and under such conditions as the governing body deems necessary to effectuate the 

purposes of this plan. 

There was no statement of control or restrictions. 

7. Provide assurances that there will be replacement housing for the relocation of 

persons temporarily or permanently displaced from housing facilities within the CRA. 

There was no statement of assurance. 

8. Provide an element of residential use in the redevelopment area if such use exists in 

the area prior to the adoption of the plan. 

The Plan readily acknowledged that there is considerable housing in the CRA area. 

One section - A PLAN TO IMPROVE HOUSING ς included a discussion on zoning and 

what to do with mobile homes. 

9. Contain a detailed statement of the projected costs of the redevelopment, including 

the amount to be expanded on publicly funded capital projects in the Community 

Redevelopment Area and any indebtedness of the Community Redevelopment 

Agency, the County or the Municipality proposed to be incurred for such 

redevelopment if such indebtedness is to be repaid with increment revenues. 

This was not included in the Plan. 

10. Provide a time certain for completing all redevelopment financed by increment 

revenues. Such time certain shall occur no later than 30 years after the fiscal year in 

which the plan is approved, adopted, or amended pursuant to s. 163.361(1). 

A time certain was not acknowledged; however, it may have been included in the 

adoption ordinance. 

  

http://www.leg.state.fl.us/Statutes/index.cfm?App_mode=Display_Statute&Search_String=&URL=0100-0199/0163/Sections/0163.361.html
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EXISTING CONDITIONS SUMMARY FOR REDEVELOPMENT AREA 

DEMOGRAPHIC OVERVIEW 

Avon Park has had a steady population for several years 

now, 8,836 residents according to the 2010 population 

estimate from the U.S. Census Bureau (the Bureau of 

Economic and Business Research at the University of 

Florida establish estimates a bit higher at 9,513). It is a 

racially diverse community with 55.5 percent White, 28.1 

percent African-Americans and 12.4 percent Some Other 

race (Latino or Hispanic are a subcategory of either White 

or Some Other)   

The median household income is well below the median 

for the State of Florida ($46,956) at approximately $28,774. However, the median household 

income of home-owners is slightly higher at $32,118; while the median household income of 

renters is significantly lower at $22,104.  

Another import aspect of housing in Avon Park is the limited choice of the type of housing unit 

available. Single-family detached (single unit) and up to two attached housing accounts for 68.3 

ǇŜǊŎŜƴǘ ƻŦ ŀƭƭ ƘƻǳǎƛƴƎ ǳƴƛǘǎ όоΣуус ŀŎŎƻǊŘƛƴƎ ǘƘŜ нлмо /Ŝƴǎǳǎ .ǳǊŜŀǳΩǎ !ƳŜǊƛŎŀƴ CŀŎǘ CƛƴŘŜǊύΦ In 

fact, according the Census Bureau, less than one quarter of housing units are comprised of three 

or more attached units (24.3 percent), while mobile homes account for 7.3 percent. These city-

wide numbers are consistent with the conditions found within the MSCRA. 

High housing (mortgage or rental rates), as a percentage of income in the residential markets; 

and, high poverty and unemployment rates are clearly borne out in the physical conditions of the 

area. These data are reinforced by extensive field survey results. The relationship between home 

owners and home renters provides another example of the potential, and in this case the reality 

of the lack of maintenance creating blighting conditions.  Map 9, illustrates the proportion of home 

owners (homesteaded properties) to home renters (non-homesteaded residences) in Avon Park. 

The reality is that more than 35% of dwellings are occupied by renters, nearly 50% are owner-

occupied. 

The median home value in Avon Park is $65,200. Avon Park home values have gone up 6.9% over 

the past year. The median list price per square foot in Avon Park is $58, which is lower than the 

Sebring Metro average of $66. The median price of homes currently listed in Avon Park is $74,900 

http://www.zillow.com/sebring-metro-fl_r395080/home-values/
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while the median price of homes that sold is $70,465. The median rent price in Avon Park is $500, 

which is lower than the Sebring Metro median of $750.  

As housing cost increase, as a percentage of income, maintenance of the home decreases because 

there is less money to spend on up-keep.  And even though over 60% of housing units in the City 

are owner-occupied (2,371 units), these owners are spending a large percentage of their income 

on housing costs. Selected monthly costs, as a percentage of income, for owner-occupied units 

exceeded 35% for more than half of the units. 

The same trend can be seen for rental units as well (1,580 units). The majority (55%) are spending 

more than 35% of their income on housing. 

Mortgage delinquency is also an issues in the MSCRA. Delinquency is the first step in the 

foreclosure process. This is when a homeowner fails to make a mortgage payment. The percent 

of delinquent mortgages in Avon Park is 13.6%, which is higher than the national value of 8.0%. 

With U.S. home values having fallen by more than 20% nationally from their peak in 2007 until 

their trough in late 2011, many homeowners are now underwater on their mortgages, meaning 

they owe more than their home is worth. The percent of Avon Park homeowners underwater on 

their mortgage is 38.8%.  

 
 
MAP 4. HOMESTEAD (RED) VS. NON-HOMESTEAD RESIDENTIAL (YELLOW) 

 

SOURCE: HIGHLANDS COUNTY PROPERTY APPRAISER, 2014 

http://www.zillow.com/sebring-metro-fl_r395080/home-values/
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Existing Land Uses 

Nearly one-third of the existing land uses in the MSCRA are residential uses and most of the 

residential uses are located away from the /ƛǘȅΩǎ Ƴŀƛƴ ŎƻǊǊƛŘƻǊǎ ŀƴŘ ǎŜǇŀǊŀǘŜŘ ŦǊƻƳ ǘƘŜse 

corridors by commercial uses. This is consistent with the existing MSCRA. The intersection of US 

27 and Main Street is a major node within the MSCRA and is surrounded by a mix of uses, with 

most consistent with current zoning and land use. The distribution of existing land uses within the 

expanded and existing MSCRA is shown in Chart 2. Future Land Use Categories as a Percentage of 

Proposed CRA Land, and depicted on Map 5.  

ECONOMIC OVERVIEW 

This is a depressed area and has been for some time. 

Vacancy rates and underutilized properties are a drain on 

the community because empty, unproductive, non-

revenue producing and underperforming, taxable sites 

cost more to maintain than what they contribute. There 

is a domino effect that occurs in communities with vacant 

and underutilized commercial space. The properties 

become less attractive to potential commercial tenants, vacancy rates increase, businesses move 

elsewhere and the result is a downward spiral of property distress. Part of the MSCRA is located 

in an Enterprise Zone and could become a target for development in the future. The advantage of 

opening or expanding a business in such an area is the variety of tax incentives that are part of 

Enterprise Zone development for both business owners and their employees. However, the 

positive impacts of the Enterprise Zones have yet to be realized in the Community Redevelopment 

Area. Retail in the MSCRA is limited to Main Street, highway commercial or small office uses. 

There are three primary areas of commercial and industrial development in the MSCRA 

boundaries. These include the Main Street area, the area between US Highway 27 and Hart 

Avenue; and the area on the east side of Highway US 27, north and south of the original MSCRA. 

In addition to these, there are a number of commercial or industrial areas that lie immediately 

adjacent to the original MSCRA boundaries or to residential areas that are being included in the 

area of the expanded MSCRA. The most notable of these is the gas station / convenience store at 

the intersection of East Main Street and Highlands Avenue and the tire recycler ς Florida Tire 

Terminal ς at the corner of Bell Street and Feagin Avenue. 

Conditions in these areas include poor site layout, inadequate parking and deteriorated or missing 

infrastructure, particularly missing are sidewalks and drainage. In addition, the area between 



Avon Park, Florida                               Main Street Community Redevelopment Plan Update 
 

  

LARUE PLANNING AND MANAGEMENT SERVICES, INC 30 

 

Highway US 27 and Hart Avenue has a large number of residential units that are incompatible with 

both zoning and land use for this area. The small lots that were previously sub-divided for housing 

now provide a deterrent for larger scale commercial or industrial development because of the 

need to assemble several small parcels. Finally, instances of structural deterioration were 

observed on a number of sites.  

According to the City, the expansion area is in need of upgrades to the water mains and sewer 

systems. All the water mains are aging, some approaching 50 years in age and can benefit from 

an upgrade to the water distribution system. The sewer system is in similar need of an upgrade. 

Specifically in the northern expansion area.  

Western Expansion 

There are exceptions to consistency with zoning and land use, particularly in the western section 

of the expansion area, where residential uses abut commercial and industrial uses without 

buffers. These residential uses, while grandfathered, must continue to meet conditions set forth 

in Article 7, Section тΦмнΦлл bƻƴŎƻƴŦƻǊƳƛǘƛŜǎΣ ƻŦ ǘƘŜ /ƛǘȅΩs Land Development Regulations. (See 

Maps 4 and 5 for land use and zoning designations)  

Industrial uses are located on the periphery of the expanded MSCRA boundaries; i.e., along Hart 

Avenue and along the CSX / Amtrak Railway. Most park and community facilities land uses lay 

either within the existing MSCRA or just outside the expanded MSCRA.  

Southern Expansion 

The expansion to the south (to West Cornell St.) consists primarily of residential uses with the 

exception of highway commercial between US Highway 27 and Anoka Avenue; and several large 

parcels of agricultural land several blocks eastward of the highway. In many instances, low density 

residential abuts the highway commercial but remains consistent with the current zoning and land 

use. While this is not ideal (usually a buffer of medium density residential buffers the low density 

residential) ƛǘ ƛǎ ǘȅǇƛŎŀƭ ƻŦ Ƴŀƴȅ ǎƳŀƭƭŜǊ ŎƻƳƳǳƴƛǘƛŜǎ ǘƘǊƻǳƎƘƻǳǘ ǘƘŜ ǎǘŀǘŜ ǘƘŀǘ ƎǊŜǿ ŦǊƻƳ άƳŀƛƴ 

ǎǘǊŜŜǘέ ŎƻǊǊƛŘƻǊǎ ǘƻ άƘƛƎƘǿŀȅ ŎƻǊǊƛŘƻǊǎέΦ 

Northern Expansion 

The northern area of expansion, is nearly all residential, with the exception of the commercial 

lands located near US Highway 27 and industrial along the railroad. 
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FUTURE LAND USES 

There are a total of 12 separate future land use designations within the City and eight (8) can be 

found in the MSCRA. The most prevalent land use designation is Low Density Residential, which 

makes up approximately 50 percent of all land in the MSCRA. The Commercial (Neighborhood, 

Downtown, and Highway) future land uses comprise 25 percent of the land in the MSCRA. The 

other land uses that exist in the MSCRA to a much lesser degree are: Medium Density Residential, 

Industrial, Public Buildings and Grounds, Recreation and Open Space, Unassigned (recently 

annexed from unincorporated Highlands County and using County designation), and Water 

Bodies.  

The MSCRA is designed to support a balanced mix of uses characterized by compact, pedestrian 

friendly design and neighborhood scale, and framed by architecture and landscape design 

appropriate to local history and ecology.  

The distribution of future land uses within the MSCRA is shown in Chart 2 and on Map 5, below. 

  
CHART 2. FUTURE LAND USE CATEGORIES AS A PERCENTAGE OF MSCRA LAND 
 

 
SOURCE: LARUE PLANNING, 2014 
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MAP 5. FUTURE LAND USE MAP OF ORIGINAL CRA AND EXPANSION AREA 
 

 
 
SOURCE: CFRPC, 2010 
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FIGURE 3. FUTURE LAND USE MAP LEGEND 

ZONING DISTRICTS 

The City of Avon Park maintains 15 separate zoning districts 

throughout the City. The MSCRA contains nearly all 15:  there 

are four (4) residential districts, three (3) commercial districts, 

one (1) industrial district, one (1) public institutional, and one 

(1) public recreational district. The distribution of zoning 

districts within the MSCRA is shown in Map 6. 

The largest portion of the area to be added is comprised of 

residential zoning and most is designated for single family 

(north of Pleasant Avenue and east of Anoka Avenue). There 

is a significant amount of commercially zoned land, which is 

located primarily along US Highway 27 for one block east and 

Source: CFRPC, 2010       west (generally Anoka Ave. to Hart Ave).  
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MAP 6. ZONING MAP OF ORIGINAL CRA AREA AND EXPANSION AREA 

Source: CFRPC, 2010 
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FIGURE 4. ZONING MAP LEGEND 

PUBLIC LANDS 

Open space means undeveloped lands suitable 

for passive recreation or conservation uses. 

Existing open space areas are depicted on Map 7.  

The City identifies approximately 38 acres as 

Recreation/Open Space on the Future Land Use 

Map (Public Recreation/Open Space on the 

Zoning map). The Main Street Mall, 

approximately one mile long and 85 feet wide, is 

included in the recreation and Open Space 

amount, even though it is not identified on the 

Future Land Use map as such. However, it serves  

Source: CFRPC, 2010            the community as a main recreation area 

particularly for festivals and other gatherings. In addition, there are also 42 acres of land identified 

as Public Buildings and Grounds on the Future Land Use map (Public Institutional on the Zoning 

map).  

  



Avon Park, Florida                               Main Street Community Redevelopment Plan Update 
 

  

LARUE PLANNING AND MANAGEMENT SERVICES, INC 36 

 

MAP 7. RECREATION, OPEN SPACE, AND PUBLIC BUILDINGS AND GROUNDS 

 

 
 
Source: LaRue Planning, 2015 
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TRANSPORTATION AND UTILITIES 

The existing street layout is depicted on Map 8.  The traffic circulation within the area is mainly a 

grid street system that is well formed, however, in many instances through traffic is cut off either 

by the railroad or dead end streets. 

The provision of basic infrastructure is vital for commercial and residential uses to successfully 

locate or exist in the MSCRA. The City has identified major needs regarding deficient and 

inadequate publicly owned capital improvements infrastructure which were not known, 

scheduled or planned for. The CRA has committed to funding part or all of several infrastructure 

projects that are called for in many of the geographic areas within the MSCRA. 

Projects that continue to improve the physical facilities of the MSCRA and the City will help 

establish a consistency of conditions throughout. High standards and consistency of facilities 

elevates the perception, if not the reality, that the City is making a progressive attempt to improve 

the development climate. Developers need to feel comfortable going into a redevelopment 

ǇǊƻŎŜǎǎ ǘƘŀǘ ǘƘŜǊŜ ǿƻƴΩǘ ōŜ ŀƴȅ ǎǳǊǇǊƛǎŜǎ ǿƘŜƴ ƛǘ ŎƻƳŜǎ ǘƻ ƛƴŦǊŀǎǘǊǳŎǘǳǊŜΣ ƻŦǘŜƴ ǘƛƳŜǎ ǘƘŜ Ƴƻǎǘ 

expensive piece of the development puzzle.  
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MAP 8. FUNCTIONAL ROADWAY CLASSIFICATION 

Deteriorated infrastructure, 

including widespread 

deterioration of swales used 

for drainage, which is 

generally caused by 

inadequate off-street 

parking or lack of funding to 

establish appropriate 

drainage systems, exist 

throughout. Because there 

is a lack of infrastructure 

improvements, such as 

sidewalks and drainage, the 

street edges suffer, causing 

further deterioration on 

what may be previously 

considered adequate 

roadway surfaces. This is 

particularly noticeable in 

the area between North 

Delany Avenue and the 

railroad. Most pressing is 

the condition of 

underground utilities such 

as water and sewer.  

Source: City of Avon Park, CFRPC, 2010 

 

The City is currently updating their utility mapping to more easily identify the areas in critical need 

of replacement. Recent communications with Public Works reveals the majority of water lines are 

approaching their useful lifespan of 40 to 50 years old. 
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BROWNFIELDS DESIGNATION IN THE MSCRA 

AREA 

A brownfield area means a contiguous area of one or 

more brownfield sites, some of which may not be 

contaminated, and which has been designated by a local 

government by resolution. Such areas may include all or portions of community redevelopment 

areas, enterprise zones, empowerment zones, and other such designated economically deprived 

communities and areas, and Florida Department of Environment Protection or the Environmental 

Protection Agency-designated brownfield pilot projects. 376.79(4), F.S. 

In October of 2005, the City Council adopted Resolution #05-32 requesting that the Enterprise 

Zone under its jurisdiction be designated as a Brownfields Area. An lnterlocal Agreement between 

the City and Highlands County was also approved at the same meeting. The purpose was to join 

Highlands County, the City of Sebring and Town of Lake Placid in petitioning the State to designate 

the established Enterprise Zone as a brownfield. The Enterprise Zone is shown on (Map 9). 
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MAP 9. HIGHLANDS COUNTY ENTERPRISE ZONE 

SOURCE: CFRPC, 2010 
 
 
 






































































































































